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Heal estate conditions improved a trifle
last week, both in point of activity and in

point of the character of the properties sold.
The fact hardly justifies any jubilation, for
the atmosphere would have had to be blue
indeed to be less-attractive than that of the

preceding week. Furthermore, there is no

reason to believe that the month of August
will show a continuance of improvement.
Persons who can afford to do so are getting
out of town in numbers, and the season

when realty demand is normally at its lowr
est ebb has arrived. If August is quiet in
boom years, what chance has it of being
lively with the existence of a general dispositionto wait and see what is going to
turn up?
Things have reached a state, however,

when sensible men can find good evidence
on which to base an opinion of the outlook.
Some bad features have been almost or quite
eliminated and others are just as prominent
and distressing as at any time since the upwardrush of prices was checked. But it is
at length quite possible to get some idea of
how the market stands and what are its
prospects.
Briefly speaking, the outlook is for a long

dull period ahead, with declining prices for
private dwellings of the more expensive sort
and! firmly maintained prices for investment
properties and building plots suitable for investment.A few weeks ago the assertion
was made in these columns that good flat
and tenement properties and loft buildings
were safe to buy. The assertion undoubtedly
holds true. It must be understood, however,
that the purchases are to be based on the
revenue producing capacity of the properties,
if they are to be safe, and the prices must
be adjusted with a prudent eye to the possibilityof vacancies, where the parcel concernedis already improved or is bought becausesuitable for improvement.
The history of Manhattan Island real estateprovides innumerable instances of purchasesin which the buyer has obtained not

[only a good investment, but a source of substantialprofit by reason or the increase in
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land value. Yet the shrewd buyer of to-day,
in view of the unsettled feeling abroad, refusesto pay more than the present earning
capacity of an investment parcel justifies.
Business Outlook a Cause of Worry. c
Wherever thoughtful men meet nowadays r

their conversation is likely to turn in short t
order to the topic which is truly of funda- q
mental importance to real estate.the busi- <3
ness outlook of the country. How far the j,
liquidation in Wall street will go, how likely
its results are to spread into the channels of ptrade, how well the crops will turn out, how n
independent is the position of the West, how b
far publip speculation has gone.questions ^like these'are uppermost In everyone's mind.
Real estate men of intelligence are, of
course, intensely interested in them. Everyoneadmits that the market has had ri ere^t

(leal of speculation in the last two years and

, that prices have advanced with startl'ngr
j rapidity. It is the very fact of this specula- c
tion and this advance which leads men to
doubt the market's strength.

| Now to reach anything like a clear idea
I of real estate's immediate future it is nec-

essary to first determine whether the presentspasm in the financial world will reach
Q

very far into general business. It is difficultto prove by past experience that it will.
r

The panics of 1819, 1837, 1857 and 1873 were all
c

traceable to one or another form of specu- j,
lation.not confined to "Wall street, but ^
spreading throughout the country and to ail v
classes of the community.far in excess of ^
anything that seems to have been prevalent v
in the last six years.
The country has had great industrial activityin the last six years and has nour- t

ished extraordinary corporate inflation 1
schemes and stock speculation in Wall ?

street. But it is hardly fair to say that the s
country as a whole 'has dabbled in stock s

speculation as it dabbled in mercantile, real t
estate, banking and railway speculation in ]
the great panic years. It may be maintained o
that, merchants have unduly extended their c
credits.in other words, that a period of r
mercantile inflation has been indulged in. I
But if this extension has really reached a <=

point where a great industrial explosion is h
threatened it is certainly odd that, after r.
seven months' liquidation and losses in Wall c
street, the unsound condition of general a
business has not been exposed. No other t
great American panic ever came on in this i
way. o

As for the commercial cataclysm of 1893 it l
must be remembered that it was precipitated e
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liiefly by the watering of the national curencysystem, which had gone on ever since
he passage of the Bland silver act in 1878.
'he present currency system is justly conemnedas inelastic, but no one accuses it of
nflation.
In contrast to the genuine commercial
anics, to which reference has been made,
lay be placed the smash of 1884, brought on

y thei failure of Grant & Ward, and the
reaking of the Marine Bank in May, the
oncomitant exposure of Ferdinand Ward's
normous frauds, and the shaking of confiencedue to the looting of the Sixth NalonalBank by John C. Eno.
There was a tremendous fall In Wall street
rices in the early part of this year, but the
ountry suffered no great commercial deression,and the stock market decline was

hecked in the summer. Furthermore, the
arly half of 1885 saw a crumbling of seuritiesprices about as bad as that of the
resent year, but the country was prosperus. t
It will be found hard to discover in the
ecords of business in the United States a

ase in which a mere stock market decline
las precipitated a serious and widespread
msiness depression. Unless business is aderselyaffected, rents of almost every class
rill be maintained, and good rents keep up
alues of real estate.

Where tlie Market Is Weak.
WJth a heavy immigration and a brisk re-

an traae m un» tiiy, rencuwuw, naw, iun

>uildings and good modern apartment houses
rtll continue to pay well. For the same reaon,now that the building- strike is being
ettled, plots suitable for improvement with
hese structures will maintain their value.
3ut how expensive private houses and large
ffice buildings and hotels of the highest
haracter can escape the effects of the losses
nade in Wall street this year is hard to tell,
n private dwellings in the Sixties and Sevsntiesjust east of Central Park speculation
las gope great lengths since 1901. This i,s
lot the first time the fact has been pointed
>ut in these columns. Men who might have
fCorded thirty foot American basement
louses six months ago will now b > glad to
ive in twenty foot brown stone fronts. Some
£ those who figured cm brown ston^ fronts
ast Christmas will be quite content with
noderatc priced apartments no»" " ^
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Firms and individuals who occupied half
floors in downtown office buildings will find s
smaller quarters possible, and men who ^
rented moderate offices may in some in- o
stances get along- with desk room in the of- s
flees of others. It is also possible that shop- ]j
keepers who sell high priced luxuries may p
find it impracticable to pay the rents hereto- ^
fore obtainable in Fifth avenue. j
But the people of the city will still have to d

eat and aleep and work, and will need places T
to eat and sleep and work in. The moderate v

priced apartment house may profit by the f<
loss of the expensive hotel and the Sixth avenueshopkeepers be surprised by customers
who hitherto patronized establishments less ^
designed to promote economy.

'

f
As for those districts where realty prices *

have been shoved to a figure not justified by
ie

earning capacity, there is likely to be some- dl
unloading by speculators. It is not fair to j'
say that these sections comprise a very large w
proportion of the city's area. But there are o
some of them. In the Longacre square
neighborhood, for instance, values have been "

strikingly boosted. A man might purchase 0]
a, seventy-five foot plot in the Forties near s1

Broadway at present figures, build a nine w

story apartment hotel on it and have a good ai

investment. But if all of the available land si
in the section were improved that way the Ii
supply would greatly exceed the demand
and bankrupt builders be as thick as black- l
berries in July. Furthermore, no amount d
of diversity of improvement could bring all a

of this land into a condition where it would t]
all Dav fair revenue on prevailing prices. \

Fortunately it is not all in the hands of
speculators.
To sum up the situation:.Good investmentproperties in real estate are in demand a

and will continue to be in sufficient demand fi
to support their values, while expensive n

private houses and highly speculative prop- S(
erties occupy a position of marked weak- \ness.With the approach of the taJcpaying >"

period and the hot weather the market is ^
likely to be quiet. Indeed, it will bo many
months before the shrewd student of market v<

conditions can again discover an. unreason- lr
inir boom. SUch properties as well located s<
five story flats, which appeal to the moderate o.

investor, will, to say the least,, not suffer ^because the public has been warned at the j tj
dangers of dealing In i^>cks. .
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Recent Improvement
Demand for He

he Houses Are Being Fairly Rent
vestors as a Class.Char

the Last Ten 1

It is a general but erroneous belief that that
atirely devoted to flat and apartrpent houses and
ntirely devoid of private residences. This is ind<
dctures presented herewith in the Herald convey t
f wljich Harlem may iboast.
Harlem, of course, cannot be called a private

omething besides the flats which furnish material
ection freely acknowledge that it is upon flats, ap
he present prosperity of Harlem realty is based,
onditlon will be radically changed in the years
iiere are scores and even hundreds of private dwe
;ew York which compare favorably with the ho
ssidential sections farther down to<wn. Moreover, t
n several years such an unprecedented demand for
o-day. There are several interesting phases of the
When private homes'of Harlem are spoken of, i

ection which comes in for first comment. It is an
ardly what it used to be in the days when there
f Tammany Hall, and when Mount Morris Park
achems gathered there on the benches in the coo
ve there. The home of former iMayor Thomas F
'ormer Postmaster Charles W. Dayton lives at Nc
tie norfchwest corner of 12Dd street and Mount Moj
ohn Dwight. The houses bordering the park are

wellings, as sombre and respectable as anything tl
'hey never lack tenants, but not so large a percent
ra.s the case ten years ago. At that time $40,000 w

Dr a dwelling facing on Mount Morris Park. That 1
Change in the Private D*\

Just here may be noted, in general, the keynote
wellings ten years ago were scarce, also rather hig
pas only a small demand for them. The situation
ul, cheaper and meet with a larger demand. To
here is a large, demand for Harlem residences in
jtained a certain residential Character, but the dei

not pfl.sv to summarize the orlces of Harle
[versified character of their locations. Years ago
ig in the line of three and four story brown sto
imes a whole block front of them was built, and
rould acquire only half a block as a site for his
ther to take up the part remaining and improve it
But the flat house and apartment tendency nan

pon these residential sections. And so it is to-^ay
e intermingled with rather ordinary flat houses,
id rents of the dwellings in most oases, and the I
ivay in such localities. Some portions of Manhati
dtness to this. Houses are sometimes rented there
re rare.
In the side streets above 125th street some activ

lown recently. For instance, in 138th street, betw
1 130th street, between Lenox and Seventh aveni
ave arisen rather lately. These are renting very
>w of dwellings is the Astor row, in the south s
enox avenues, a picture of which is shown herewit
wellings, with green lawns in ^ront. They rent fo
re all rented. The last one was taken the otHer da
Unquestionably the choicest section of private

he west of Mount Morris Park, between 119th and
lany of the houses here bring $1,800 a year.

Harlem Dwellings Don't Appeal 5
It is not likely that private dwellings will ever

l Harlem, although some few particular localiti
uilding' in that line. The land value cannot be fu
partment house enterprises. In the Mount Morris
imilics still hold sway, there have been built soi
owever.
For the firm of Porter & Co.. Mr. Short said, ir

jme fine private dwellings in Harlem to-day, but
erv much, although the building of moderate pricet
ears. Land in the close residential districts Is too
;sidence building, and few builders will hazard th
ind.

"Still, what private houses there are 071 the mar
sry good prices. The demand is largely for houses

A. E. Wood said:."We do not usually considp
Lit the dwellings that are in the market are quid
action is too much given over to flats and apart]
f private residences being built."
Emorv Shaw, of Shaw & C'o., said:."The Morri:

flt there has been a greater demand for dwellings v

lan we have known in years. Some builders whc
ict with very fair success."
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part of the city known as Harlem 1* I
tn hn«inpsc «frnr»turn's anrl that if ifi m

eed very far from the truth, and the
0 some extent an idea of the residences I

residence section, but it does contain
for the joke writers. Believers in the
>artments and business structures that V

And, too, it is not likely that thhs
to come. Still, it is noteworthy that B
illings Jocated in this populous part of
mes of citizens living in the private
irokers declare that there has not been
private residences in Harlem as exists fl
situation. , ^

t is invariably the Mount Morris Park
attractive residential district still, but
inhabited it some of the leading lights
itself buzzed with political talk as the
1 evenings. Some prominent men still
Gilroy is at No. 7 West llilst street.

). 13 Mount Morris Park West, and at
rris Park West is the $100,000 home of
mostly four story brown stone front

lat the Fifth avenue section can show.
tage of them is occupied by owners as
ras not considered a high price to pay
figure to-day is very exceptional.
'elHng Market.
of Harlem's history in the last decade.
;h priced in the park section, and there
now is that dweliings are more plentisizeup the situation in a few words,
the sections which have acquired or

nand produces only moderate prices,
m's private residences, because of th«
there was a notable amount of buildnefront dwellings in Harlem- Somethenagain some venturesome builder
speculative residences, trusting to anashe had done.
ne on speedily. The flat furore seized JHthat many really high class dwellings
This has meant a decrease from the
warding house keeper often holds full
tan, I>enox and Seventh avenues bear
as high as $900 a year, but these cases

ity in private house building has been
een Seventh and Eighth avenues, and
les, long rows of well built dwellings
well, the agents say. A well known

ide of 130th street, between Fifth and
h. They are semi-detached three story
r a little less than $1,100 a year. They
y at $1,090 a year.
dwellings in Harlem is that in and to
124th streets, over to Seventh avenue.

itronsly to Investors. *

become a popular form of investment
es will probably digest a little mora
lly developed by anything but flat and
Park section, even, where well to do
m apartment houses, of a high class,
\ discussing the situation:."There are
it is not likely that these will increase
1 houses has proved profitable in recent
scarce now to permit of much private
e development of new sections of this

ket meet with ready renting, and bring
ranging from $1,000 to $1,200 a year."

r Harlem a private residence section,
civ tak^n up at moderate prices. The V
nents to permit of any great amount ^
; Park section is the choicest we ha,ve,l
rest of FUth avenue, above 125th street.!
put up rows of dwellings there havel


